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B Bullying and Harassment in Stratas

by Shawn M. Smith

The terms “bullying” and “harassment” are used
frequently in discourse between owners and strata
councils (and even between owners themselves). “I am
tired of being harassed by the strata council.” “That
owner is constantly bullying all of us on council.” Sadly,
these types of statements are becoming more frequent

in strata settings. They are powerful words with a lot of
meaning but what do they mean in the context of a strata
corporation?

What are bullying and harassment?

The starting place for such an analysis is the common
English meaning of such words. In the recent case of
M.G. v. B.W ., 2023 BCPC 272 the court addressed the
first of those terms saying:

[133] The Merriam-Webster’s Collegiate Dictionary
(10th ed. 1994) defines “bully, bullied, bullying” as: 1.
to treat abusively; 2. to affect by means of force or
coercion: to use browbeating language or behaviour
(p. 151)...
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The court then said the following with respect to the
meaning of “harassment”:

[134]... harassment typically refers to humiliating or
intimidating behaviours in the school or workplace or
in the context of a residential tenancy or human rights
complaint. Even then, not every inappropriate, uncivil,
or unpleasant behaviour is serious enough to be
considered harassment.

[137]... Harassment typically involves unwanted and
repetitive behaviour that the offender knows, or ought
to know, will have the effect of harming or threatening
to harm the complaint target.

It has been said that “bullying may be another word for
harassment” - Williams v. Simon Fraser University, 2018
BCSC 1787. For the purposes of this article, | will do the
same.

Whether certain behaviour constitutes harassment
depends on whether that behaviour is viewed objectively
or subjectively. What a particular person views as
harassment may not be considered as such in the eyes
of the law. Owners often allege harassment from another
owner or the strata council. Council members may feel
harassed by owners who disapprove of their decisions or
who simply don’t like authority. Knowing where the limits
of acceptable behaviour cross over into unacceptable
behaviour is important.

Can you make a legal claim for harassment?

Is there a remedy at common law for being harassed?
Recent court decisions have made it clear that no such
tort (legal claim) exists in British Columbia - /lic v. British
Columbia (Justice), 2023 BCSC 167 (CanLll); Anderson v.
Double M Construction Ltd., 2021 BCSC 1473. The Civil
Resolution Tribunal (CRT) has also recognized that no tort
of harassment exists - Genaille v. Peters, 2020 BCCRT
86; Simington v. The Owners, Strata Plan LMS3743, 2023
BCCRT 1080. As such, it is difficult to claim a right to be
free from harassment.

Feeling offended or picked on does not amount to
something about which the law will intervene. While
one may be offended, bothered, or upset by certain
interactions, this does not necessarily make them
improper from a legal standpoint (good manners and
human decency may, of course, dictate otherwise).

However, that does not give license for a person to treat
others any way they want. There is a line, but it may be
much further than some would prefer.

continued on page 4
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Bullying and Harassment in Stratas

In Drew v. The Owners, Strata Plan 1692, 2024 BCCRT
1107, the CRT held that the terms “annoy, harass, or
disturb” used together amounted to a prohibition in the
bylaws on harassment. What constitutes harassment
is more than trivial annoyances or disturbances. The
conduct must meet the following test:

+ Was the conduct outrageous (i.e. deeply shocking
and unacceptable, grossly cruel, immoral, offensive,
or highly unusual or unconventional);

+ Was there an intention to cause emotional stress or
was there a reckless disregard for causing someone
to suffer from emotional stress?

+ Did the person suffer from severe or extreme
emotional distress?

»  Was the outrageous conduct the actual and
proximate cause of the emotional distress?

Behaviour that is viewed as “unwise and misguided”,
ill-advised, and even “anti-social” will not be viewed as
outrageous.

Where the bylaws prohibit harassment, a remedy might
be available.

Peaceful Living...
Security Protected

1-877-655-1141
seafirstinsurance.com

Other possible claims

Even though a claim for harassment might not be possible,
there might be another way to characterize the claim.

» Intentional infliction of mental suffering

The high threshold for the point at which the law will
intervene is illustrated by the tort of intentional infliction
of mental suffering. The elements are: conduct that is
flagrant and outrageous, calculated to produce harm,
and resulting in a visible and provable iliness. Generally,
a visible and provable iliness requires proof of a
recognizable psychiatric illness.

In contrast, a feeling of “constant and escalating fear for
[one’s] personal safety and life every moment” does not
entitle one to a remedy - Gokey v. Usher, 2023 BCSC
1312. Just because a person feels harassed does not
mean they are.

» Significant unfairness

The CRT has authority to make orders remedying a
significantly unfair act or decision by a strata corporation
under section 123(2) of the Civil Resolution Tribunal Act.

continued on page 5
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Bullying and Harassment in Stratas

This provision is similar to section 164 of the Strata
Property Act, which allows the BC Supreme Court to make
orders remedying significantly unfair acts or decisions.
The legal test is the same in both cases. See Dolnik v.
The Owners, Strata Plan LMS 1350, 2023 BCSC 113.

Significantly unfair actions are those that are
burdensome, harsh, wrongful, lacking in probity or fair
dealing, done in bad faith, unjust, or inequitable - King
Day Holdings Ltd. v. The Owners, Strata Plan LMS3851,
2020 BCCA 342. Conduct toward an owner can be
significantly unfair - Simington v. The Owners, Strata Plan
LMS3743, 2023 BCCRT 1080. Humiliating or intimidating
behaviour on the part of the strata council could amount
to significantly unfair actions.

Simply because a bylaw or rule affects a particular
owner does not mean it is harsh or inequitable. In Gill v.
The Owners, Strata Plan KAS 2533, 2023 BCCRT 900,
the CRT found rules about the number and location of
permitted flower pots were reasonable and affected all
owners equally.

» Discrimination

When feeling bullied or harassed, a person may

Qq = =
N
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believe they are being discriminated against. However,
“discrimination” has a very specific meaning under the
law. Discrimination does not arise simply because you
were not agreed with.

A person alleging discrimination must show that they
have a characteristic protected from discrimination under
the Human Rights Code (race, colour, ancestry, place of
origin, religion, marital status, family status, physical or
mental disability, sex, sexual orientation, gender identity
or expression, or age of that person), that they have
experienced an adverse impact in a protected area,

and that the protected characteristic was a factor in

the adverse impact. Simply because a person identifies
with one of the listed characteristics and does not get
what they want, does not mean they were discriminated
against - Rao v. The Owners, Strata Plan NW 53, 2009
BCHRT 166.

» Nuisance

Certain repeated and objectionable behaviour can fall
within the scope of the law of nuisance. For example, in
Boggs v. Harrison, 2009 BCSC 789, the court concluded
that deliberately causing excessive noise, taking

continued on page 6

@& StrataCommons

Is your council struggling with confusing email
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Bullying and Harassment in Stratas

voluminous pictures, repeatedly staring at people and
making insulting and offensive remarks “was done

for the purpose of intimidating, harassing or annoying
the plaintiffs...[and] intended to provoke a reaction
from the plaintiffs.” That conduct amounted to a
“deliberate interference with the plaintiffs’ enjoyment

of their property” to the extent that it was objectively
unreasonable and amounted to a nuisance. As a result,
the court made orders to restrain the defendants’ future
conduct.

A similar decision was reached in The Owners, Strata
Plan LMS4355 v. Vorias, 2022 BCCRT 745 where banging
loudly on walls and loudly using profane language was
found to constitute a nuisance.

» Interfering with use of common property

When it comes to an owner’s conduct, there are lines
that cannot be crossed. Those tend to involve physical
conduct and altercations. In The Owners, Strata Plan
BCS 3636 v. Burmy, 2023 BCCRT 1059, a tenant was
accused, amongst other things, of:

+ Verbally accosting the building manger,
» Physically threatening the building manager, and

+ Writing harassing and abusive emails, text messages,
and social media posts to or about the building
manager, strata manager, and strata council
members.

The owner argued the tenant’s conduct did not amount
to a breach of the bylaws because none of it involved the
“use” of a strata lot or common property.

The CRT recognized that there is a clear distinction
between in-person conduct and digital communications.
The tenant’s abusive in-person conduct towards the
building manager was held to be part of using the
common property and unreasonably interfered with the
building manager’s right to use common property.

With respect to sending emails and posting to social
media, the CRT held doing so was not part of the

“use” of a strata lot, even if the tenant was at home
when they composed them. It recognized that digital
communication is inherently mobile and unconnected to
any specific location. This conclusion is consistent with
the decision in The Owners, Strata Plan LMS 2461 v.
Wong, 2022 BCSC 1222.

» Excessive and abusive emails

A common complaint from councils and strata managers
relates to the volume of emails, which are often perceived
to be abusive. At times they can be. In The Owners,
Strata Plan KAS 1777 v. Flaman, 2024 BCSC 1242,

continued on page 7
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Bullying and Harassment in Stratas

the court recognized that the frequency and content of
emails received from an owner “hindered the productivity
of council and has had a detrimental emotional impact on
their efforts to perform their duties effectively.” It ordered
the owner to only communicate “through management
by regular postal mail to the address of the Strata
Corporation registered in the Land Title Office”.

Excessive and abusive emails can be sufficient
justification to suspend an owner’s right to communicate
with the strata council members - Francis v. The Owners,
Strata Plan VR 460, 2024 BCCRT 342.

» Frequent requests for records

Compliance with section 36 of the Strata Property Act is
mandatory. On receiving a request, the strata corporation
must make the records and documents referred to in
section 35 available for inspection or provide copies

of them. Strata councils may find frequent requests for
documents tiresome. However, that does not make them
harassment, particularly where there is a good reason

for the request - Skelton v. The Owners, Strata Plan VIS
6212, 2024 BCCRT 201.

Where the requests amount to vexatious attempts to
harass the council they will not be allowed - Mellor v. The
Owners, Strata Plan KAS 463, 2018 BCCRT 1.

When council actions are not harassment

Where the strata corporation is acting in accordance with
its statutory obligations, it will not be considered to be
harassing an owner. Council’s duties include ensuring
that owners meet their obligations whether those be
paying strata fees and special levies or enforcing the
bylaws. That may require placing a lien on a strata lot that
is in arrears or writing an owner about an alleged bylaw
violation. Sending letters to an owner does not amount to
harassment - Lee v. The Owners, Strata Plan EPS1290,
2021 BCCRT 533.

Bylaws about harassment

Strata corporations can address disruptive and
objectionable behaviour through bylaws. While the
Standard Bylaws addressing the use of common property
might apply, more specific bylaws can be adopted.
Section 119(2) of the Strata Property Act permits the
strata corporation to pass bylaws which apply to the

“use and enjoyment of the strata lots, common property
and common assets of the strata corporation and for the
administration of the strata corporation”.

This allows strata corporations to enact bylaws which
specifically deal with:

» Conduct toward others while on the common
property
continued on page 8
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Bullying and Harassment in Stratas

+ Conduct in meetings

+ Interfering with trades and council while carrying out
duties

However, any bylaw which essentially stifles dissent or
discussion would be significantly unfair to an owner and
likely struck down. Strata councils cannot expect to be
free from criticism.

It is recommended to seek legal advice when drafting
bylaws about harassment to ensure the bylaws are fair,
enforceable, and don’t contravene the Strata Property
Act, Human Rights Code, or other laws. Vv

This article is intended for information purposes only
and should not be taken as the provision of legal advice.
Shawn M. Smith is a lawyer whose practice focuses on
strata property law. He frequently writes and lectures for
strata associations. He is a partner with the law firm of
Cleveland Doan LLP and can be reached at (604) 536-
5002 or shawn@clevelanddoan.com. He can be followed
on Twitter @stratashawn.

B Editor’'s Message

Thank you to everyone who contributed to this issue.
We’re particularly grateful to Shawn M. Smith of
Cleveland Doan LLP for his article about bullying and
harassment. This topic is raised frequently in questions to
our Strata Support Team.

We also thank Oscar Miklos of Refresh Law for his
expertise in creating the treasurer’s guide to forms. The
mystery of what amounts owing can be included on a
Form B is solved!

On December 1, 2024 we’ll draw the winners of our 2024
photo contest from the 4 entries that graced the covers
of the Bulletin magazines this year. We’ll announce

the winners on Facebook and in the next issue of the
Bulletin.

We’re now accepting entries for the 2025 photo contest.
Send an email to editor@visoa.bc.ca to submit a photo or
to suggest a topic for the next issue.

We also welcome submissions from readers and subject
matter experts.

VISOA Bulletin and Suite of Services committees are
Wendy Wall, Susan Ferster, André De Leebeeck, and
John Grubb with special thanks to volunteer Janice Foley,
and Advertising Coordinator Cindy Young.
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B Building Retrofit Advisors & Rebates for Stratas

by Karen Reid

Strata depreciation reports are written from the
perspective of replacing like-for-like. Have you ever
wondered if there are other options? Are there benefits to
upgrading a system or changing technologies?

Two programs help eligible condominium strata
corporations plan and implement energy efficiency
upgrades: the Strata Energy Advisor Program and the

CleanBC Multi-Unit Residential Building Retrofit Program.

Some stratas may qualify for both.
Strata Energy Advisor Program

This free advisory service is open to condominium
strata corporations interested in retrofits for healthy,
energy-efficient, and climate-friendly buildings. Advisors
identify retrofit opportunities that align with major capital
renewals which may be identified in your depreciation
report. They provide hands-on guidance for your strata
council to navigate technology and financing options
such as rebate programs. If accepted to the program,
strata corporations receive in-depth support from
planning through completion of the project.

Your condo building must have natural gas for heating,
hot water, ventilation, or fireplaces. The strata must be
interested in electrifying one or more of these systems
and have an upcoming end of life replacement project.
The building must have 4 or more storeys above ground
or a floorplate (ground floor) of more than 600 m2. That’s
about 30 or more condos.

The City of Victoria and District of Saanich provide
additional funding for smaller condominium stratas of
5 or more units including those interested in switching
from electric baseboard heating to heat pumps (i.e. gas
equipment is not a requirement.)

CleanBC Multi-Unit Residential Building Retrofit
Program

This program, delivered by BC Hydro, provides studies
and rebates. To be eligible, your strata corporation

must have a BC Hydro account. Buildings must be 3
storeys or higher with common area lighting and central
mechanical systems such as space or hot water heating
and ventilation. The program offers the following studies

and rebates. continued on page 11

=== EDWARDS

BVeammELECTRIC

EV CHARGING e COMMERCIAL e RESIDENTIAL e MARINA

EVITP Certified Staff
EV Ready Plans, Designs and Infrastructure Work
Electrical Planning Reports
Electrical Operating Permits
Serving You from Our Vancouver and Victoria Offices

YOUR MURB SPECIALISTS

TSBC licence # LEL0086152

Head Office: 250-652-9166

www.edwardselectric.net
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Building Retrofit Advisors & Rebates for Stratas

» Opportunity Assessment

This report provides a high-level plan for transitioning
your building from using electric baseboards or gas to
high-efficiency heating, cooling, and lighting systems to
improve building efficiency. The opportunity assessment
includes a site visit, a report, and an excel workbook
prepared by a BC Hydro Alliance of Energy Professional
consultant. The report identifies retrofit opportunities,
available BC Hydro program rebates, and other financial
supports.

Pre-approval from BC Hydro is required. Funding
covers the cost of the report up to $5,000 but doesn’t
cover tax. Since BC Hydro issues payment directly to
the consultant, strata approval requires just a 3% vote
resolution at your annual or special general meeting
(AGM or SGM) to approve an expenditure from the
contingency reserve fund (CRF) to cover the tax and any
amount over $5,000.

The opportunity assessment is NOT a depreciation
report, electrical planning report, or an EV Ready plan.
However, it may be economical to have the same
professional prepare your electrical planning report.
Under the Strata Property Regulation, condo stratas of

Assisting Stratas and Property Owners in maintaining their
homes for over 30 years nationwide with services such as:

Depreciation Reports
Balcony & Deck Renewal
Parkade Restoration

Building Maintenance Access

nanaimo@rjc.ca | victoria@rjc.ca rjc.ca

Energy Audits

Building Enclosure Engineering
Roofing & Waterproofing
Structural Engineering

this size must obtain their electrical planning report from
an electrical engineer or an applied science technologist.

> Feasibility Study

After strata owners have reviewed the opportunity
assessment or had previously chosen which retrofits it
is ready to undertake, a BC Hydro Alliance of Energy
Professional engineer conducts an in-depth analysis to
prepare for the project. The study provides a detailed
equipment replacement/retrofit strategy with a basis
of design and a business case based on technical and
financial analysis.

Pre-approval from BC Hydro is required. Funding covers
the cost of the study up to $30,000 but doesn’t cover
tax. BC Hydro can issue payment to the strata or directly
to the consultant. Any expenditure from the CRF or by
special levy requires a 3% vote approval at an AGM or
SGM.

Rebates

There are several rebates available to strata corporations
for both fuel switching and energy efficiency projects.
See the program guide for a detailed list of eligible
components, equipment, and technical specifications.
The opportunity assessment and/or feasibility study
explain which rebates your strata could apply for. The
application could ask for funding for custom projects
which, in addition to heating and cooling, could
potentially include lighting, windows, and building
envelope work.

Learn more

To learn more about the Strata Energy Advisor, CleanBC
Multi-Unit Residential Building Retrofit and other
programs for strata corporations or strata owners, see
EV Charging and Energy Efficiency in VISOA’s Resource
Centre. You'll find additional resources, videos, as well
as information to navigate the Strata Property Act, plan
your annual and special general meetings, approve
expenditures, and more.

Register for VISOA’s free webinar The Strata Energy
Advisor Program on Saturday, November 16 at 9:00 am.

The video will be available on YouTube shortly afterwards.
Go to YouTube.com/@VISOAvideos

Register for VISOA Webinars & Workshops

at
visoa.bc.ca/events/
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A Treasurer’s Guide to Forms

What amounts can be included in money owing?

It depends what form you are filling out!
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Including interest if permitted by the bylaws. (Strata Property Act (SPA) s. 107)

Including interest if permitted by the bylaws or specified in the resolution that
approved the levy. (SPA s. 108)

The owner must reimburse the strata corporation for any money the strata spends doing
work on or to the strata lot if an owner fails to comply with a work order. (SPA s. 85)

The strata lot’s share of a judgment against the strata corporation. (SPA s. 166)

The reasonable costs of remedying a contravention of a bylaw or rule. (SPA s. 133)

@ ® ® © ©® 6

The Form F must not include claims of damages against an owner that have not been
determined by a court, by arbitration, or by the Civil Resolution Tribunal, such as an
insurance deductible. (SPA s. 115)

Form B:
Information Certificate

Often requested by realtors
and prospective purchasers.
See SPA 5. 59

Form F:
Certificate of Payment

Required by a lawyer to
transfer a title at the Land
Title Office. See SPA's. 115

Form G:
Certificate of Lien

Used to register a lien against
an owner’s strata lot.
See SPAs. 116

Limitation Period

This is the time limit to
collect money owed to the
strata corporation. Under the
Limitation Act, the limitation
period is usually 2 years to
make a claim “to remedy an
injury, loss or damage that
ocurred as a result of an act
or omission.”

Thank you to Oscar Miklos at
Refresh Law for his assistance in
preparing this handy chart.

This information is provided as a
reference. Legal advice should be
sought when needed.

Design © 2024 Vancouver Island Strata Owners Association | www.visoa.bc.ca
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Since 2007, Year Round Yard
Maintenance has been serving
residential, strata and commercial
clients in Victoria with reliable
landscape services. Our offerings in
the Greater Victoria area include:

_..:I.
i

“ Year Round

i
. Yard Maintenance «&

-

Scheduled Yard Maintenance
Seasonal Cleanups

Mulch Installation

Flower Selection

Garden Design

Shrub and Bush Shaping
Lawn Mowing T S
Aeration
Dethatching

Top-Dressing . £

Tree Pruning T, w.\ . o

Hedge Trimming | L

Maintenance Subscriptions Landscape

With our professional crews and °

equipment, we ensure your property Malntenance
is well-maintained while you relax

and enjoy your landscape. Request S .
a quote on our website or reach out erV1ceS

by phone.

=

¢  Victoria & the South Island
@ www.yrym.info/estimate

Q (250) 479-4668
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B How to Get a Matter on the AGM Agenda

by Elaine Brown

As a strata owner, there are times when you want your
strata council to add an item to the agenda of the
upcoming annual general meeting (AGM).

Under Strata Property Act (SPA) s. 46, council determines
the agenda of a general meeting. Matters to be voted

on can’t be added at the AGM because the SPA says

all matters that will be voted on have to be in the notice,
which is usually given 20 days before the AGM.

How do you get your item on the agenda?
1. Make a written request

Sometimes you do get bees with honey. A polite,
professional letter asking council to include a matter on
the agenda and explaining your reasons might work. The
drawback is that council has no obligation to include it
and you might not know until the notice goes out.

2. Request a hearing

Under SPA s. 34.1, an owner can request a hearing at a
council meeting and council must hold the meeting within
4 weeks. You could speak to the reasons you think the

=

Condltlon Reports N R

‘r Easy to understand reports A\

1 \
\ \ \ L w cost - N .

Need a condition report?
Show us this ad for a10% discount.

*One use only.

matter should be on the AGM agenda, give your letter to
council, and explicitly ask council to decide whether or
not they will include it on the agenda. Council must give
their decision in writing within one week after the hearing.
If you don’t get the answer you want, you can proceed to
the next method.

3. Raise a matter by written demand (petition)

SPA s. 46 says persons holding at least 20% of the strata
corporation’s votes may, by written demand (petition),
propose a resolution or raise a matter specified in the
demand and that the strata must add it to the AGM
notice and agenda.

The SPA doesn’t have a prescribed form for a written
demand. VISOA members can access a template by
logging in to your profile. Go to Member-only Resources
and look for the Word file “Sample petition for a special
general meeting (written demand)”.

Written demands often fail to achieve their purpose. They
might express concerns and complaints but not clearly

continued on page 15

refreshlaw

* Providing services through a law corporation

k. 4

Peace of mind
for British Columbia’s strata councils.

Our team of strata lawyers can help you with:
Strata dispute resolution

Bylaw drafting & bylaw enforcement

Collection of strata fees & other charges

M Reviewing contracts & more

Visit us online at refreshlaw.ca
or call us at 604.800.8096
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Elevate the look of your Common Areas
with our Expert Painting Solutions

Hallways
Stairwells
Lobbies
Balconies
Parkades

& Quiet, Courteous Service
& Minimal Disruption
@ Professional Results

—

We understand that maintaining the beauty and value of
your residential community is a priority. That's why we
make painting your common areas easy and stress-free!

DOUBLE A PAINTING LTD.
COMMERCIAL & RESIDENTIAL PAINTING CONTRACTORS
[ 1 Serving
Victoria area
Stratas
Since 1991

Call 250-380-8420 or visit our website
www.doubleapainting.com

Consulting Inc.

Strata Owner Safety Specialists:
> Helping you meet Building & Fire Code
requirements in your building
> Creating fire alarm upgrade
M project budgeting,
M site-specific system design, &
M professional engineering
> Project Scope crafting & project oversite

Mitigate Risk & Limit Liability by calling us
BEFORE you upgrade your fire alarm system.

Life Safety Made Simple.

Kathleen Nicholas

Owner/Project Admin.

Ph: 250-661-9931

dmin@artemisfire.ca

How to Get a Matter on the AGM Agenda

state “the resolutions or matters” to place on the agenda.
This makes it difficult for council to write the notice
package. The result might be that the agenda includes a
discussion but no resolution.

If the purpose of the written demand is to vote on a
matter, think carefully about the wording of the resolution.
Ensure it’s clear and doesn’t conflict with the SPA. Have
a couple of friends read it or have a lawyer review and
edit it, to help achieve the desired outcome.

When a council receives a written demand, they must
check to see if it contains signatures from at least 20%
of the total number of eligible votes. Only signatures from
eligible voters are counted so it’s a good idea to get a
few more signatures than you need just in case any are
rejected. A common mistake is collecting more than one
signature from a strata lot or collecting a signature from
someone who lives in the strata lot but is not an eligible
voter. Also, a signature isn’t counted if, under the bylaws,
the strata corporation is entitled to register a lien against
a strata lot.

Ensure the written demand is delivered to the strata
corporation using a method in SPA s. 63. For example,
check the correct email address and mailing address of
the strata corporation, or hand it to a council member.

Who can see the written demand?

The written demand is “correspondence sent or received
by the strata corporation” under SPA s. 35 so any owner
can request a copy of it. SPA s. 46 doesn’t say whether
a copy of the signed written demand has to be included
in the notice. However, there’s nothing in the SPA that
prohibits it. This might be practical so everyone can see
the wording on the written demand and whether the
matter or resolution in the notice package communicates
accurately the matters raised in the demand.

Plan ahead

No matter which approach you take, be organized and
take action a few months before the AGM. The hearing
process could take up to 5 weeks. It takes time to
prepare a petition and get signatures.

Be reasonable and submit your written demand early
enough so council can amend the AGM notice package,
get legal advice if necessary, and still have time to make
copies and mail/email/deliver the notice at least 20 days
in advance of the AGM.

If your written demand is submitted too late, the
resolution or matter raised would have to wait to

be included in the notice of the next AGM or SGM.
Alternatively, you could start over again and do a new
written demand under SPA s. 43 “Special general
meeting called by voters”.
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B Top 15 VISOA Member Resources

Since the launch of VISOA’s new website in August,
members have had access to over 60 resources to

help manage their stratas. Here are the most popular
resources so far. An asterix(*) indicates the resource is for
corporate members only.

© OIPC PIPA strata FAQs (pdf)

© Worksheet for budget and calculating strata fees*
(Excel)

© strata records retention guide (pdf)
Q Email authorization form* (Word)

© Strata alterations: Everything you ever wanted to
know (pdf, article by Shawn M. Smith)

© Workbook: Planning EV charging for your
condominium strata corporation (pdf)

@ Handling requests for air conditioners and heat
pumps in stratas* (pdf, webinar transcript and links to
case law)

o Depreciation report requirements (pdf, webinar
transcript)

JACKSON & ASSOCIATES %4

Valuation & Advisory Services

Depreciation Reports

Insurance Appraisals

Throughout the Vancouver
Island Region

Since 1980

o Notice of AGM or SGM template* (Word)

@ Indemnity agreement for alterations to a strata lot or
common property (pdf)

@ Purchasing documents from the Land Title Office (pdf)
@ Letter template to request a hearing (Word)

Form B: Information certificate* (2 formats: pdf and
fillable pdf)

@ Council member code of conduct (pdf)

Spending money: CRF, operating fund, special levies,
and more (pdf, webinar slides)

Log in to your member profile and go to Member-only
Resources to see additional resources in 6 categories:

+ EV charging, heat pumps, and energy efficiency

» Financial

+ Legislation, bylaws, and privacy

+ Letters, forms, minutes, and notices

+ Maintenance and alterations

* Miscellaneous

917A Fitzgerald Avenue, Courtenay, BC VON 2R6
Office: 250 338 7323 Fax: 250 338 8779

comoxvalleyappraisers.com
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DEPRECIATION REPORTS &
INSURANCE APPRAISAL

ABOUT US:

Trustworthy
Professional

Quality Reports

Quick turn around time

« Established in 1991

« Servicing all of British Columbia

o Team of Certified Reserve
Planners, Appraisers & Engineers

MEMBERS OF:
« Appraisal Institute of Canada SERVING STRATA'’S
 Real Estate institue of Canada ALL OVER B.C.

« CHOA, VISOA, CCI] & SPABC

3 OFFICES TO SERVE YOU BETTER
NANAIMO VICTORIA VANCOUVER

FREE QUOTES pacificrimappraisals.com 0 250-754-3710
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B Introducing New Business Members

Bold Growth Gardens

We offer professional landscaping services including
design, installation, and maintenance. We are
experienced, fully certified, and insured. We could talk
about ourselves, but wouldn’t you rather hear what our
customers have to say?

If you are looking for a high-quality landscaping
company, look no further! Bold Growth Gardens is next
level in communication, quality and service. - Hannah

As a property manager, | am in constant need of good
quality and reliable work. Rhyland and Bold Growth
Gardening deliver every time. - Joe

Great customer service, new garden construction,
yard maintenance and restoration! Quirky wonderful
humans doing a great job in the community. They
strive for ecological, water conscious and sustainable
gardening. — Anna

Serving Victoria and area

Contact Rhyland Barker at 250-888-0919
bluespruce4u@hotmail.ca

Or visit boldgrowthgardens.com

Clover Field

At Clover Field Maintenance, we specialize in residential
and commercial maintenance for your property’s
longevity, safety, and aesthetic appeal including pressure
washing, landscaping services, drywall repair, painting
and staining. Elevate your curb appeal with landscaping
services. Enjoy hassle-free maintenance, including
mowing, weed control, and seasonal cleanups.

Can’t find a contractor to complete small jobs? One call
will save you time. One contractor you can trust. One
competitive price you can afford. From hanging doors,
replacing lock sets, and installing kitchen and bathroom
faucets to curtain rods, TV mounting, and furniture
assembly — we’ve got it all covered.

Our team is committed to delivering top-notch services
tailored to meet your property maintenance needs.
Timely and reliable. Environmentally-friendly practices.
Fully licenced and insured. Call or email us for a quote.

Serving Southern Vancouver Island
Contact Marc Monette at 236-638-8303
cloverfieldmaintenance@gmail.com

Or visit www.cloverfieldmaintenance.com

Foster Heating & Cooling

Foster Heating & Cooling has been serving the island
since 1928. With over 95 years of experience, we’re the
leading HVAC and mechanical contractor on Vancouver
Island. We are a one-stop shop for mechanical
maintenance, service, and installation services including
heating and cooling, refrigeration, boiler and A-fitter
services, equipment sales, design and installation.

We specialize in serving property managers, owners,
and strata corporations across Vancouver Island. With
over 40 technicians from Sooke to Nanaimo, we provide
24/7 emergency service to ensure your property is taken
care of in the middle of the summer or winter. With a
strong focus on preventative maintenance, we provide
full-scope mechanical maintenance and service, from

a simple heat pump to a complicated VRF system or a
high-capacity boiler. Fully certified and licenced. TSBC
LGA0003800, LBP0002315, and LEL0207764.

Serving all of Vancouver Island and Gulf Islands
Contact Mitch Allen or Dain Fraser at 250-475-0500
hvac@fosterair.com

Or visit www.fosterair.com

Watch VISOA videos on

> YouTube

Easy Accounting for Self-Managed Stratas
Depreciation Report Requirements

Handling Requests for A/C and Heat Pumps
Electrical Planning Reports for Stratas

How to Enforce Strata Bylaws

Spending Money: CRF, Special Levies, and More

How to Purchase Strata Insurance in BC

vV v vV v v v v Vv

and morel!

Depreciation Report Requirements

New!
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APPRAISALS & DEPRECIATION
REPORTS

BELL APPRAISALS

Replacement Cost Insurance Reports
250-514-3486
bell.appraisals.consulting@gmail.com
bell-appraisals.ca

COAST PROPERTY APPRAISALS LTD.
Real Estate Appraisal Firm
250-388-9151
appraisals@coastappraisals.com
coastappraisals.com

COAST RESERVE PLANNERS LTD.
Depreciation Reports & Strata
Inspections

250-686-8503

eivin@coaststrata.ca

D R COELL & ASSOCIATES INC.
Depreciation Reports & Insurance
Appraisals

250-388-6242
shumphreys@drcoell.com
www.drcoell.com

GERRITSEN BROOKS APPRAISALS LTD.
Appraisals & Consulting

250-650-3335
lee@gerritsenbrooksappraisals.ca
www.gerritsenbrooksappraisals.ca

MORRISON HERSHFIELD LTD.
Consulting Engineers
250-361-1215
victoria@morrisonhershfield.com
morrisonhershfield.com

NLD CONSULTING

Depreciation Reports & Reserve Fund
Study Consulting

604-638-1041
info@reserveadvisors.ca
www.reserveadvisors.ca

NORMAC

Insurance Appraisals
250-575-6350 + 1-888-887-0002
info@normac.ca

normac.ca

PACIFIC RIM APPRAISALS LTD.
Depreciation Reports & Insurance
Appraisals

250-477-7090
info@pacificrimappraisals.com
pacificrimappraisals.com

RDH BUILDING SCIENCE INC.
Building Envelope Engineering
Consultants

Victoria 250-479-1110
Courtenay 250-703-4753
vic@rdh.com

www.rdh.com

READ JONES CHRISTOFFERSEN LTD.
Consulting Fund Studies Engineers
250-386-7794

rtram@rjc.ca

ric.ca

RECAP RESERVE PLANNING & ASSET
MANAGEMENT

Depreciation Reports

604-353-3498
admin@therecapgroup.com
www.therecapgroup.com

RESERVE PLUS LTD.
Depreciation Reports
604-812-9369
slaidlaw@reserveplus.ca
reserveplus.ca

SCIENCEFIELD
Consulting Engineering
250-413-7564
info@sciencefield.ca
sciencefield.ca

WM S. JACKSON AND
ASSOCIATES LTD.

Insurance Appraisals & Depreciation
Reports

250-338-7323 « 1-877-888-4316
dan-wsj@shaw.ca
comoxvalleyappraisers.com

I  \/|SOA Business Members TR

BUILDING SUPPLIES

INDUSTRIAL PLASTICS & PAINT
Building & Maintenance Products
250-727-3545
bruce.dixon@goindustrial.ca
buyindustrial.ca

TEDFORD GARAGE DOORS
Garage Door & Parkade Gate Service,
Maintenance & Installation
250-727-6811

jt@tedforddoors.com
tedforddoors.com

THERMAL KING GLASS, WINDOWS
& DOORS

Windows, Doors, Construction,
Renovation & Specialty Trades
250-478-1286

info@tkglass.com
www.thermalkingglass.com

DESIGN SERVICES

WESTERN DESIGN + BUILD
Interior Design & Build
250-590-8598
admin@westerninteriordesign.ca
westerndesignbuild.com

Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members.
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ENERGY EFFICIENCY &
ELECTRIC VEHICLE CHARGING

@ Electrical Planning Reports

COGENT GREEN ELECTRICAL @
SOLUTIONS

Electrical Contracting & Consulting
250-701-6623

info@cogentgreen.com
www.cogentgreen.com

EDWARDS ELECTRIC (2003) LTD.
Electrical Contractor @
250-652-9166
office@edwardselectric.net
edwardselectric.net

ELECTRIC ADVANTAGE

Electric Vehicle Charging Consulting
604-899-9482
hello@electricadvantage.ca
electricadvantage.ca

FORESEESON

EV Chargers & Carbon Credits
604-233-0246 ext 2103
greencredits@foreseeson.com
stratas.foreseeson.com

FUSE CARBON TECHNOLOGIES
Carbon Credit Aggregator
778-228-6511
matthew@usefuse.com
www.usefuse.com/residential-and-
multi-unit-building

GETS ENERGY

Energy Advising & Engineering Services
236-361-3637

dan@getsenergy.ca

getsenergy.ca

FINANCIAL SERVICES

CANADIAN WESTERN BANK (CWB)
MAXIUM FINANCIAL

Financial Services

604-562-5403 + 1-800-379-5888
kelly.mcfadyen@cwbmaxium.com
cwbmaxium.com

INSURANCE SERVICES

BFL CANADA RISK AND INSURANCE
SERVICES INC.

International Insurance Brokers &
Consultants

604-307-8859

mtaylor@bflcanada.ca

bflcanada.ca

SCHILL INSURANCE BROKERS
Insurance Brokerage
236-471-1354
mmesic@schillinsurance.com
schillinsurance.com

SEAFIRST INSURANCE BROKERS
Shawn Fehr

250-478-9110
sfehr@seafirstinsurance.com
seafirstinsurance.com

WAYPOINT INSURANCE SERVICES INC.
Insurance Services

866-674-2816

info@waypoint.ca

www.waypoint.ca

LEGAL SERVICES

CLEVELAND DOAN LLP
Shawn M. Smith

Strata Lawyers
604-536-5002
shawn@clevelandoan.com
clevelanddoan.com

REED POPE LAW CORPORATION
Trevor Morley, Legal Services
250-383-3838
tmorley@reedpope.ca

reedpope.ca

I  \/|SOA Business Members TR

REFRESH LAW

Oscar Miklos & Jennifer Lebbert
Legal Services

604-800-8098
info@refreshlaw.ca
refreshlaw.ca

JASON ROHRICK
Barrister & Solicitor
778-432-0447
jrohricklaw@shaw.ca
jrohricklaw.com

STRATUM LAW CORPORATION
Leah McKenzie-Brown, Legal Services
778-841-0805

leah@stratumlaw.ca

stratumlaw.ca

MAINTENANCE & PROJECT
CONTRACTORS

ALL-BRITE CLEANING
Cleaning Services
Phone/Fax: 250-480-5234
allbritecleaning@shaw.ca
www.allbritecleaning.ca

ARTEMIS FIRE CONSULTING INC.
Fire Alarm & Upgrade Consultant
250-661-9931

admin@artemisfire.ca

artemisfire.ca

BOLD GROWTH GARDENS
Landscaping & Gardening %
250-888-0919
bluespruce4u@hotmail.ca

CALLAWAY PLUMBING & DRAINS LTD.
Plumbing & Drain Cleaning
250-216-7159
info@callawayplumbing.ca
callawayplumbinganddrains.ca

Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members.
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MAINTENANCE & PROJECT
CONTRACTORS

CELADON CONSTRUCTION
SERVICES

Restoration & Renovation Contractor
250-857-5690
jason@celadonconstruction.com
celadonconstruction.com

CLEAN AIR FORCE INDUSTRIES LTD.
Air Duct Cleaning, Dryer Vent Cleaning
& Chimney Sweeps

250-597-8000

info@cleanairforce.ca
www.cleanairforce.ca

CLOVER FIELD HOME & PROPERTY

MAINTENANCE

Property Maintenance %
236-638-8303
cloverfieldmaintenance@gmail.com
www.cloverfieldmaintenance.com
D & D CLEAN EXTERIORS LTD.
Exterior Building Cleaning &

Roof Demossing

250-244-3696

info@cleanexteriors.ca
www.cleanexteriors.ca

FALLINGWATER PROPERTY
SERVICES INC.

Landscape Maintenance & Construction
778-679-6822
office.fallingwater@gmail.com
www.fallingwaterlandscapes.com

FOSTER HEATING & COOLING
Residential HVAC, Heating & Cooling
250-475-0500
hvac@fosterair.com
www.fosterair.com

e

GOOD OLD DAYS HANDYMAN LTD.
Strata Building Repair & Maintenance
250-709-1701

office@goodolddays.ca
goodolddays.ca

GREEN TECH PROPERTY CARE LTD.

Property Maintenance
250-667-8432
info@greentechpropertycare.com
www.greentechpropertycarevi.com

HEAT SAVERS HOME COMFORT LTD.

Fireplace Supply, Installation, & Service
250-383-3512

info@feelthewarmth.ca
feelthewarmth.ca

MODERN PURAIR

HVAC & Air Duct Cleaning
250-267-7156
alan.whitehead@modernpurair.com
modernpurair.com

MR. SPARKLE EXTERIOR CLEANING
Exterior Cleaning Company
250-714-6739

mrspark1@shaw.ca

www.mrsparkle.net

NEWCREST CONSTRUCTION INC.
General Contractor & Construction Mgr
778-405-5585
info@newcrestconstruction.com
www.newcrestconstruction.com

OKELL WATERPROOFING LTD.
Restorative Waterproofing
250-479-8453 « 250-479-8409
billokell@shaw.ca
okellwaterproofing.com

PREMIUM FENCE COMPANY INC.
Fence Supply & Installation
250-800-9734
clientcare@premiumfence.ca
premiumfence.ca

PRO DECK LTD.
Exterior Renovations
250-592-1622
info@prodeck.org
prodeck.org

I  \/|SOA Business Members TR

PRO PACIFIC HEAT PUMPS LTD.
Heating & Cooling Contractor
250-655-4348
sales@pacificheatpumps.ca
pacificheatpumps.ca

THOMSON ROOF TREATMENT
Roof Moss Removal & Maintenance
778-400-3954
mossfree@thomsonroof.com
thomsonroof.com

TSS CLEANING SERVICES
Dryer Duct Cleaning Services
1-866-447-0099 « 250-729-5634
info@cleandryerducts.com
cleandryerducts.com

UNITY SERVICES CORPORATION
Consulting Services, Project
Development & Management
250-893-3445

usc@shaw.ca

unityservices.ca

WSP CANADA INC.
Building Sciences
Victoria: 250-475-1000
Nanaimo: 250-753-1077
kevin.grasty@wsp.com
wsp.com

YEAR ROUND YARD MAINTENANCE LTD.
Landscaping Services

250-479-4668
office@yearroundym.com
yearroundyardmaintenance.ca

Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members.
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PAINTING CONTRACTORS
RESIDENTIAL/COMMERCIAL

DOUBLE A PAINTING
Painting Contractor
250-380-8420
michael@doubleapainting.com
doubleapainting.com

EMPRESS PAINTING LTD.
Painting Contractor
250-383-5224
office@empresspainting.ca
empresspainting.com

ISLANDERS’ CHOICE PAINTING
CORP.

Painting Contractor

250-208-1787
evan@islanderschoicepainting.com
www.islanderschoicepainting.com

PROPERTY MANAGEMENT

ADVANCED PROPERTY
MANAGEMENT & REAL ESTATE
250-338-2472
strata-lorri@advancedpm.ca
advancedpm.ca

CONVERGE CONDO MANAGEMENT
Strata Property Managers
250-462-6762
info@convergecondo.com
convergecondo.com

GOOD COUNSEL INC.

Strata Management Brokerage
778-650-6353
info@goodcounsel.ca
www.goodcounsel.ca

GRACE POINT STRATA
MANAGEMENT INC.

Strata Management Services
250-802-5124
tom@GPstrata.com
GPstrata.com

JKS REALTY & PROPERTY
MANAGEMENT

Real Estate Sales & Property Mgmt
250-391-8484

jason@jksrealty.ca

jksrealty.ca

OAKWOOD PROPERTY
MANAGEMENT LTD.
Property Management
Strata, Co-ops

250-704-4391
carol@oakwoodproperties.ca
oakwoodproperties.ca

PACIFIC QUORUM VANCOUVER
ISLAND PROPERTIES

Strata & Rental Management
250-586-1100
receptionvi@pacificquorum.com
pacificquorum.com

SOUTH ISLAND PROPERTY
MANAGEMENT LTD.

Strata Management Services
250-595-6680
reception@sipmltd.com
sipmltd.com

I  \/|SOA Business Members TR

STRATA COUNCIL RESOURCES

POWER STRATA SYSTEMS INC.
Strata Management Software
604-971-5435
info@powerstrata.com
powerstrata.com

PROPERTY FLUTE
Online Voting Platform
778-819-2394
info@propertyflute.ca
propertyflute.ca

PROSHOP MUSIC CENTRE SOUND
& LIGHTING

Sound Systems for General Meetings
250-361-1711
jpproshopmusic@yahoo.ca

STRATACOMMONS

Strata Software Development
250-871-4537
jlhooton@stratacommons.ca
stratacommons.ca

STRATAPRESS

Strata Owners Portal for Self-Managed
Stratas

250-588-2469

info@stratapress.com

stratapress.com

VISOA
BUSINESS MEMBERSHIP

BENEFITS

Visit our website to learn about
the benefits of membership and
advertising opportunities.

Learn More

OR CONTACT US AT:
250-920-0688

Toll-free 1-877-338-4762
businessmembers@visoa.bc.ca

Please note that VISOA does not guarantee or warranty the goods, services or products of our Business Members.
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B You Asked

Q: Can strata fees be raised mid-year?

A: Strata fees for the fiscal year are based on the
budget which is passed once per year at an annual
general meeting (AGM). There is nothing in the Strata
Property Act (SPA) that permits the council or owners at
a subsequent general meeting to amend an approved
budget.

According to the BC Strata Property Practice Manual,
the courts have not been asked to rule on the validity
of a budget amended at a subsequent special general
meeting (SGM), so it appears that any changes to the
budget (and therefore strata fees) have to wait until the
next AGM.

If there are not enough funds to cover the current
operating expenses, the strata can call a SGM and ask
owners to approve a special levy by 3 vote. Alternatively,
council may be able to spend over its budget (in
accordance with SPA s. 98 and the bylaws) and have the
fiscal year end in a deficit. See VISOA’s Resource Centre
to learn about the ways to eliminate a deficit at the end of
the fiscal year.

Q: Our townhouses have crawlspaces. Are they
common property or part of the strata lot?

A: The first step to answer this question is to check your
registered strata plan. This document is filed at the Land
Title Office. The strata plan identifies the boundaries of
the strata lots, common property, and common property
that has been designated limited common property

(if any). Your strata plan shows the ground floors and
second floors of the strata lots. It does not show any
crawlspaces or basements.

Anything that is not identified as part of a strata lot is
common property by default. Since your strata plan does
not show or identify the crawlspaces as part of the strata
lots, the crawlspaces are common property.

However, common property can be designated as limited
common property for the exclusive use of the owners of
a strata lot. Check the documents filed at the Land Title
Office to see if there is an amended strata plan or a filing
that designates common property as limited common
property under SPA s. 74.

***CALLFOR A EREE ESTIMATE ON AN
INSTALL OR BUILDING-WIDE
PREVENTATIVE MAINTENANCE**¥*

@ Heating, Cooling & Refrigeration

@ Design, Install & Construction

‘9 Website o Location

www.fosterair.com

HEATING & COOLING FOR STRATAS AND PROPERTY MANAGERS - CALL FOSTER!!

@ Preventative Maintenance & Service

549 Kelvin Rd Victoria

=

@ Retrofits & Replacements
@ 24/7 Emergency Services

@ Covering all Vancouver Island

"4 Email

@ Phone

dispatch@fosterair.com 1-250-475-0500
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B You Asked

Q: An owner’s company provides landscaping
services to the strata. Can they attend the AGM

and vote on the budget since they have a conflict of
interest?

A: There is a conflict of interest provision in SPA s. 32 but
it only applies to council members at council meetings.

It requires them to disclose the nature and extent of the
conflict of interest and leave a council meeting when a
contract they are involved in is discussed and voted on.
That provision doesn’t apply to AGMs or SGMs.

Every owner and certified proxy has the right to vote

on the budget and other resolutions at the AGM as well
as propose and second motions, and participate in
discussion. SPA s. 53(2) provides one exception. A strata
corporation may have a bylaw that says the vote for a
strata lot may not be exercised if the strata corporation
is entitled to register a lien against their strata lot. In
addition to having this bylaw, the strata has to comply
with SPA s. 112 to give the owner at least 2 weeks
written notice demanding payment and indicating that a
lien may be registered if payment is not made within that

l’ Heat Savers

HOME COMFORT

Quick installations
available

Contact us for a
free estimate

250.383.3512
info@feelthewarmth.ca

Visit our showroom
today

2519 Government St
Victoria

www.feeltheWarmth.ca

» .s":"l

TSBC Licence # LGA0004178

2 week period. The owner can still vote on resolutions
that require an 80% vote or unanimous vote.

Have a Question?

Log in to your VISOA
profile to ask the
Strata Support Team

Log in at visoa.bc.ca

STRATA

SOFTWARE

FOR STRATA CORPORATIONS &
MANAGEMENT COMPANIES
Designed for BC

Comprehensive
Secure

Easy to Use
Cost Effective

Streamline processes and
day-to-day operations for

WWW.POWERSTRATA.COM

-&\VISO

604.971.5435 | 1877.971.5435

liia PAMA §
== cum
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B The First Council Meeting After an AGM

by Ken Lam

At your strata’s recent annual general meeting (AGM),
you were elected as a council member. Now what? Here
| provide suggestions to help new and seasoned council
members hold your first council meeting of the year. In

an agenda template for reports, business arising, new
business, and correspondence. An effective agenda
sets clear expectations for what will be addressed at
the meeting, helps council members prepare, keeps

this article, | refer to the Standard Bylaws, however check
your strata’s bylaws for any amendments.

the meeting on topic, and aids the secretary in taking
minutes.

Call the first council meeting While meetings are generally intended for making
decisions, the first council meeting could include some
housekeeping. Owners look to a council to be organized,
businesslike, and transparent. The first meeting sets the

tone for the year.

Standard Bylaw 14 says that any council member

may call a council meeting by giving the other council
members at least one week’s notice of the meeting and
specifying the reason for calling the meeting. The notice
does not have to be in writing but, in my opinion, it’s

a good practice and easily done by email. The council
must inform owners about a council meeting as soon as
feasible after the meeting has been called.

Review duties

It can be helpful to start the meeting with a brief review of
the duties of the officers - the president, vice president,
secretary, and treasurer - as well as the duties of all
council members. Circulating a document in advance can
save time. The SPA does not set out any particular duties
for each officer and every strata is different. It’s up to
council members to decide who is responsible for each
task. Just remember that, in the end, the council as

continued on page 26

Prepare an agenda

While it’s not a requirement under the Strata Property
Act (SPA) or Standard Bylaws, | suggest that councils
prepare an agenda in advance of council meetings. Seek
input from all council members. Many councils create

The StrataPress

Strata Owner's Portal
For Self-Managed Strata Corporations.

L
g"CONVERGE

CONDO MANAGEMENT

ARE YOU READY TO ENJOY
STRATA LIVING AGAIN-

Transparency, Communication & Revenue
For Your Strata Corporation.
Call To Schedule A Demo 250-412-6595

STRATA StrataPress.com

Info@stratapress.com
Questions? 250-412-6595

The key to Your Happiness:

OUR PEOPLE, PROCESS &
TECHNOLOGY

PRESS

Tel: 250-216-2907
Serving: Greater Victoria

Email: ellie@convergecondo.com
www.convergecondo.com
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2
Property Flute

STRATA VOTING
MEETING MANAGEMENT

Annual General Meetings
Special General Meetings
Council meetings

Tailored for B.C. Strata Corporations

www.PropertyFlute.ca

Join VISOA

Membership makes
us strong! VISOA
plays a vital role
voicing your
interests and
concerns to
government and
industry.

5 Lo L
R

i &

Access our crack team of experts on the Strata
Support Team, bulletins, webinars and more.

Annual membership

$6.50 per unit
for strata corporations

or $35 for Individuals

Learn more

The First Council Meeting After an AGM

a whole is responsible for all actions or inactions of its
council members and strata manager, if any.

Elect officers

Standard Bylaw 13 says that at the first meeting of the
council held after each AGM, the council must elect,
from among its members, a president, a vice president,

a secretary, and a treasurer. This bylaw allows a person
to hold more than one office such as president/treasurer
or treasurer/secretary. The only combination that isn’t
allowed is president/vice president. There must be a vice
president to step in if the president is absent or resigns.
Electing officers is a majority vote decision of council and
the results must be recorded in the minutes. Some strata
councils wait until the end of the meeting to elect officers
since it allows new council members to have some
orientation before they decide. You’ll also need a privacy
officer.

Review procedures

Council should make a commitment to review
procedures, code of conduct, and change passwords
on all online accounts. | like to include a statement in the
minutes verifying the strata corporation’s email address
for the purposes of giving notice to the strata under SPA
s. 63. Some stratas also circulate a communications
procedure so owners know who to contact in different
situations.

Change signatories

It’s not unheard of for stratas to lose track of how many
bank accounts and GICs or term deposits they have.

It can be helpful to provide a summary of accounts for
reference. It’s imperative to review signatories on the
strata corporation’s bank accounts and investments.
Contact your financial institution. Sometimes strata
councils are unaware that signatories include past
owners or even deceased persons. Vote to remove or
add signatories as required. | suggest using full names
in the resolution, as many financial institutions ask for a
copy of the minutes.

Assign common property for short-term exclusive use

This is a good time to renew or reassign common
property parking stalls, storage lockers, kayak racks,
etc. Under SPA s. 76, council may give an owner or
tenant permission to exclusively use common assets
or common property that has not been designated as
limited common property. In most cases the permission
or privilege may not be given for more than a year.
Therefore, council must renew or reassign these
assignments annually.

continued on page 27
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Looking to install EV charging?
We provide independent consulting to guide council

decisions to minimize costs and maximize grants.
Maximize your project value by getting expert
advice. For strata low-rise, towers and townhomes.

electricadvantage.ca

EV charging carbon credits!

Ensure you monetize available carbon credits! b
Complete reporting & brokerage services car ‘&X
available through our affiliate Carbex. ORI

PROFESSIONAL

advisory services for EV charging

778.655.6522

hello@electricadvantage.ca

ELECTRIC
Advantage

STRATA PROPERTY
MAINTENANCE

WE CAN DO IT ALL!

e Gutter cleaning and repair
e Power washing
e Small repairs

e Carpentry
¢ Painting

e and more!

250-709-1701
office@goodolddays.ca

The First Council Meeting After an AGM

List contracts

With council members changing over the years, it can
be easy to lose track of which services have formal
contracts and their respective renewal dates. Council
members are often surprised to learn that a contract

for waste removal, elevator maintenance, landscaping,
security, or janitorial services has automatically renewed.
| find it helpful to list the contracts and their renewal
dates in the minutes. Council members can reference
the list during the year and it communicates to owners
that council is keeping abreast of timelines. Review any
contract expiring within the next 12 months. There are
often complex clauses about terminating the contract. If
you miss a “cancellation window”, the contract will renew
and you’ll be stuck with the contract for another term.

Review correspondence

An outgoing council might leave matters raised in
correspondence from owners to be addressed by the
new council. While it may not be possible to deal with

a large backlog of correspondence at the first meeting,
council should prioritize matters that have deadlines such
as requests for hearings, any petition calling a special
general meeting, or anything related to litigation. It

would also be prudent to deal with requests that require
council’s written permission and bylaw enforcement
matters that require investigation.

Follow up

| suggest reviewing previous meeting minutes and
correspondence to check for any unfinished tasks,
unresolved issues, or matters in progress. A list can
ensure that these matters are addressed at future council
meetings. Ensure all council members have access to the
bylaws, Strata Property Act and Regulation, and records
including minutes, financial reports, depreciation and
engineering reports, and any other documents that will
help them get up to speed.

Ken Lam has been an active member of several stratas
over the years, contributing as secretary and president.

Subscribe to VISOA's e-newsletter at

visoa.bc.ca
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2025 Cover Photo Contest

Submit your photo of a BC strata to
editor@visoa.bc.ca. Photos selected for
the cover of Bulletin issues in 2025 will be
entered into a draw on December 1, 2025.

First prize: a one-year VISOA corporate
membership for all owners in your strata.

Second prize: $50 to the submitter.
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B President’s Message

The Road Ahead

In VISOA’s survey in August, we asked what strata issues
are important to you. While the survey’s purpose was to
pose questions to BC election candidates, the concerns
and suggestions you raised reinforced our understanding
of the issues you face and provide a roadmap for VISOA’s
ongoing advocacy efforts. See all survey responses.

Amend the Strata Property Act

Several themes emerged with the largest being legislative
changes to help strata corporations function in an
increasingly complex landscape. You want amendments
to the Strata Property Act (SPA) to meet your needs.
Specifics ranged from access to records, responsibility
for repairs, proxy farming, clarification regarding
insurance, compliance, audits and more.

We all agree that plain language and clarity are a
necessity. The interpretation and application of the

SPA varies widely from strata to strata often because
the language is confusing, vague, or ambiguous such
as “reasonable [time/grounds/cost]” and “as soon

as feasible”. Clarity is needed for how to conduct an
election at a general meeting, criteria to certify a proxy,
providing legal opinions or records that contain personal
information, responsibility for repairs when damage

is below the amount of an insurance deductible, a
process for permission to use email as a method of
providing notice for a general meeting, and what should
be included in the minutes. You shouldn’t need to have
extensive knowledge of BC Supreme Court decisions or
obtain legal opinions to answer basic questions.

Even a small change can make an enormous impact.
Sometimes a comma creates debate over how to
interpret a sentence. The lack of check boxes on a Form
F creates uncertainty for conveyances. We often get
questions such as: Does “approve the agenda” mean
the agenda can be changed? What does “new business”
mean? Is an “unapproved expenditure” something that is
not in the operating budget? Changing just a few words
could improve understanding.

Improve consumer protection

This topic was raised frequently in the survey. With other
forms of housing financially out of reach, many British

Columbians find themselves in dysfunctional, financially
struggling, and litigious strata communities without other
options. Poorly constructed buildings and issues with the
transfer of control from the owner developer often result
in challenging issues from the outset.

Over 25% of British Columbians live in stratas. For many,
it is the most stressful experience of their lives. Conflict
can occur at every level: between owners, between
owners and councils, and between owners and strata
managers. We often hear from strata owners suffering
from physical and mental health issues related to stress,
bullying, and financial strain. This is no way to live.

Since an owner developer is not required to provide

a marketing disclosure statement for stratas of fewer
than 5 strata lots, there is little consumer protection

for buyers. They often have no understanding of their
legal responsibilities under the SPA and bylaws. With
the expected influx of 2-6 unit buildings, the number of
strata corporations in BC will effectively double by 2035.
Conflict in small stratas is often the most difficult to
resolve. These consumers and all strata owners deserve
legislation that offers protection.

Provide education and support

In the survey, you asked for training and support for
council members, as well as improved education for
realtors and strata managers. When a strata is operating
in compliance with the law, with transparency and good
communication, a root cause of conflict is removed,
leading to improved quality of life.

Create a Strata Housing Branch

We call on the Ministry of Housing to form a Strata
Housing Branch dedicated to tackling the work needed
to support strata owners and reform the SPA and
Standard Bylaws. Every improvement in legislation has
the potential to reduce conflict and improve the lives of
British Columbians living in strata housing.

VISOA is dedicated to voicing your concerns and working
with all levels of government to improve the lives of strata
owners.

Wendy Wall, VISOA President, president@visoa.bc.ca

VISOA Board of Directors 2024-2025

e Wendy Wall, President

e John Grubb, Vice President
e André De Leebeeck, Treasurer

e Susan Ferster
e George Fisk

e Jamie Stevens
e David Stinson
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